GUNSHY RIDGE Il {DBL LLC)
TWENTY-LOT MAJOR SUBDIVISION
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CASE PLLANNER:

REVIEWED/
APPROVED BY:

PUBLIC HEARINGS/
MEETINGS:

SUBDIVIDER:

REPRESENTATIVE:

LOCATION-OF REQUEST: The property-islocated east-of Florence off Jenne Lane:r (See'Map 1) -

Tristan Riddell(YQ

Renee Lemon

Planning Board Public Meeting 3:00 p.m. July 16, 2008
BCC Public Hearing: 8:00 a,m, August 21, 2008
Deadline for BCC action (60 working days): September 25, 2008

DBL, LLC/Josh Gill
PO Box 2260
Renton, WA 98056-0260

Gordon Sorenson Engineering
2610 Gunsight Court
Missoula, MT 58808

| H

: ; T
» |
e ] E

{

il ! ;
HT MILE(CREER RD

¥

Map 1: Location Mép
(Source Data: Ravalli County GI3 Department)

\@ Page 1 of 23



LEGAL DESCRIPTION
OF PROPERTY;

APPLICATION
INFORMATION:

LEGAL NOTIFICATION:

DEVELOPMENT
PATTERN:

INTRODUCTION

A parcel, located in the SE % of Section 9, T10N, R19W, P.M.M.,
Ravalli County, Montana.

The subdivision application was determined compiete on July 1,
2008. Agencies were notified of the subdivision and comments
received by the Planning Department not included in the application
packet are Exhibits A-1 through A-10 of the staff report. This
subdivision is being reviewed under the subdivision regulations
amended May 24, 2007.

A legal advertisement was published in the Ravalli Republic on
Tuesday, March 11, 2008. Notice of the project was posted on the
property and adjacent property owners were notified by regular mail
postmarked July 3, 2008.

Subject property  Vacant

North Elk Run Minor Subdivision (Proposal has
Preliminary Approval) and Gunshy Ridge Major
Subdivision (Recorded Subdivision)

South State lands
East Rural Residential
_West _ Sandhil Ridge Major Subdivision (Variance was
denied)

Gunshy Ridge li is a twenty-lot rﬁajor subdivision proposed on 63.78 acres, The proposal is for
twenty (20) residential lots. Lots will be served by individual wells and septic systems. The
applicant is proposing access via Eastside Highway, Eight Mile Creek Road, and Jenne Lane.

Staff recommends condifional approval of the subdivision proposal.
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RAVALLI COUNTY PLANNING BOARD
JULY 16,2008

GUNSHY RIDGE I
TWENTY-LOT MAJOR SUBDIVISION

RECOMMENDED MOTIONS

1.

That the Gunshy Ridge |1 Major Subdivision be approved, based on the findings of fact and
conclusions of law in the staff report and subject to the conditions In the staff report. (Staff
Note: The Commissioners should include their decision on the parkland dedication as part of
the motion.)

PLANNING STAFF RECOMMENDED CONDITIONS FOR THE SUBDIVISION

1.

A document entitled “Notifications to Future Property Owners” that includes the following
notifications and the attachments listed below shall be included in the submittal of the final plat
to the Planning Department and filed with the final plat:

Notification of Proximity to Agricultural Operations. This subdivision is located hear
existing agricultural activities. Some may find activities associated with normal agricultural
activities objectionable and dangerous. (Section 3-2-8(b)(v), RCSR, Effects on Agriculture}

Notification of Road Maintenance Agreement. Jenne Lane and the internal subdivision
roads are not maintained by Ravalli County, the State of Montana, or any other governmental
entity. Neither the County nor the State assumes any liability for lacking or improper -
maintenance. A road maintenance agreement for these roads was filed with this subdivision
and outlines which parties are responsible for maintenance and under what conditions.
(Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public Health and Safety)

Notification of Severe Soils. Within this subdivision there are areas of the property identified
by the Natural Resources Conservation Service (NRCS) as potentially having soils rated as
“vary fimited” for road construction and building sites. The approximate locations of these areas
can be found on a reduced copy of the final plat. Descriptions of the severe soils in question
are included as exhibits to this document [the subdivider shall include the exhibits as
attachments]. (Section 3-2-8(b)(v), RCSR, Effects on Public Health and Safety)

Protective covenants for this subdivision shall be submitted with the foliowing provisions:

Living with Wildlife. Homeowners must accept the responsibility of living with wildiife and
must be responsible for protecting their vegetation from damage, confining their pets, and
properly storing garbage, pet food, livestock feed and other potential attractants. Homeowners
must be aware of potential problems associated with the presence of wildlife such as deer,
black bear, mountain lion, coyote, fox, raccoon and skunk in this subdivision and its commons
areas. Please contact the Montana Fish, Wildlife & Parks office in Missoula (3201 Spurgin
Road, Missoula, MT 59804) for brochures that can help homeowners “live with wildlife.”
Alternatively, see FWP's web site at www.fwp.mt.gov. (Section 3-2-8(b)(v), RCSR, Effects on
Agricufture and Wildlife & Wildlife Habitat)

The following covenants are designed to help minimize problems that homeowners could have
with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value.
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. Homeowners must be aware of the potential for vegetation damage by wildlife,
particularly from deer feeding on green lawns, gardens, flowers, ormnamental shrubs
and trees in this subdivision. Homeowners should be prepared to take the responsibility
to plant non-palatable vegetation or protect their vegetation (fencing, netting, repelients)
in order to avoid probiems. Also, consider landscaping with natlve vegetation that is
iess likely to suffer extensive feeding damage by deer,

. Gardens and fruit trees can attract wildlife such as deer and bears. Keep produce and
fruit picked and off the ground, because rotting vegetable material can attract bears
and skunks. To help keep wildlife such as deer out of gardens, fences should be 8 feet
or taller. Netting over gardens can help deter birds from eating berries.

Garbage must be stored in secure bear-resistant containers or indoors to avoid
attracting wildlife such as bears and raccoons. If stored indoors, garbage cans may not
be set out until the momning of garbage pickup, and must be taken back indoors that
day after garbage pickup.

Do not feed wildlife or offer supplements (such as salt blocks), attractants, or bait for
deer or other wildlife. Feeding wildlife results in unnatural concentrations of animals that
could lead to overuse of vegetation and disease transmission. Such actions
unnecessarily accustom wild animals to humans, which can be dangerous for both. It is
against state law (MCA 87-3-130) to provide supplemental feed attractants if it results
in a “concentration of game animals that may potentially contribute to the transmission
of disease or that constitutes a threat to public safety.” Also, homeowners must be
aware that deer might occasionally attract mountain lions to the area.

. Birdseed is an attractant to bears. If used, bird feeders must: a) be suspended a
minimum of 20 feet above ground level, b) be at least 4 feet from any support poles or

points, and €)' should be designed with a catch plate l6cated Beélow the Teeder and fixed
such that it collects the seed knocked off the feeder by feeding birds.

Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area
when not under the immediate control of their owner(s), and not be allowed to roam as
they can chase and kill big game and small birds and mammals. Under current state
law it is illegal for dogs to chase hoofed game animals and the owher may also be held
guilty (MCA 87-3-124). Keeping pets confined also helps protect them from predatory
wildlife. :
Pet food and/or livestock feed must be stored indoors, in closed sheds or in animal-
resistant containers in order to avoid attracting wildlife such bears, mountain lions,
skunks, raccoons, and other wildlife. When feeding pets [and/or livestock] do not
leave food out avernight. Consider feeding pets indoors so that wild animals do not
learn to associate food with your home.

Barbecue grills should be stored indoars. Permanent, outdoor barbecues grills are
discouraged in this subdivision. Keep all portions of the barbecues clean. Food spills
and smells on the grill, lid, etc. can attract bears and other wildlife,

Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail or wire) and
no iower than 18 inches (at the bottom rail or wire) in order to facilitate wildlife
movement and help avoid animals such as deer and/or elk becoming entangled in the
fence or injuring themselves when trying to jump the fence.

Compost piles can attract skunks and bears and should be avoided in this subdivision.
If used they shouid be kept indoors or built to be wildlife-resistant. Compost piles
should be limited to grass, leaves, and garden clippings, and piles should be turned
regularly. Adding lime can reduce smells and help decomposition. Do not add food
scraps. (Kitchen scraps could be composted indoors in a worm box with minimum odor
and the finished compost can later be added to garden soil.)
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k. Apiaries (bee hives) could attract bears in this area and should be avoided. (if used,
consult Montana Fish, Wildlife & Parks or the U.S. Fish & Wildlife Service for help in
planning and constructing an apiary system that will hefp deter bears.)

I, These “living with wildlife" covenants cannot be altered or eliminated without consent of
the governing body (Board of County Commissioners).

No-build/Alteration Zones for Steep Slopes. Within this subdivision there are no-
build/alteration zones on slopes greater than 25%, as shown on the plat, fo restrict building in
areas with steep slopes. No new structure, with the exception of fences, may be constructed in
these areas. (Section 3-2-8(b)(v), RCSR, Effects on Public Health & Safety)

No-build/Alteration Zone for Natural Drainage Feature. Within this subdivision, there is a
natural drainage feature along the western boundary of the property, as shown on the final
plat, Healthy, naturally functioning drainage areas benefit wildlife and the natural environment.
The following provisions apply to the area within 50 feet of the western property boundary from
50 feet south of the southern easement boundary for Heaven's Way to the southern property
boundary, as shown on the final plat: (Section 3-2-8(b)(v), RCSR, Effects on Natural
Environment, Wildlife & Wildlife Habitat, and Public Health and Safety)

“a. No new building or alteration is allowed.
b. Only non-motorized access and use is allowed (except for certain maintenance needs
such as weed spraying).
¢. Do not cut or remove live or dead vegetation, particularly shrubs and trees. Dead trees
function as important wildlife nesting habitat. Exception: proper use of chemicals or
other methods of control (otherthan-mowing) for noxious weeds is allowed, and”
planting appropriate native riparian vegetation {trees, shrubs) is allowed.
d. Do not plant lawns in this area. Leave or plant native vegetation as ground cover as
this avoids the use of fertilizers that contribute to water quality problems.
e. If planting is planned for this area, the goal should be to re-establish native plant
species appropriate to the site.
f.  In summary, allow this area to remain undisturbed. Do not modify unless such change
would help return the area to a natural state.
g. Wooded draws can be favored movement corridors for big game animals such as deer,
bear, and mountain lion. Residents should exercise caution when using these areas.
h. These riparian covenants cannot be altered or eliminated without consent of the
governing bedy (Ravalli County Commissioners).

Lighting for New Construction. To promote public health and safety, reduce energy
consumption, and reduce impacts to nocturnal wildlife, full cut-off lighting is recommended for
any new construction within this subdivision. A full cut-off fixture means a fixture, as installed,
that is designed or shielded in such a manner that all light rays emitted by the fixture, either
directly from the lamps or indirectly from the fixture, are projected below a horizontai plane
through the lowest point on the fixture where light is emitted. The source of light should be fully
shielded on the top and sides, so as not to emit light upwards or sideways, but only allowing
light to shine down towards the subject that is to be lighted. For more information, visit
www.darksky.org. (Section 3-2-8(b)(v), RCSR, Effects on Natural Environment and Public
Health and Safety)

Radon Exposure. The owner understands and accepts the potential health risk from radon
concentrations, which are presently undetermined at this location. Unacceptable levels of
radon can be reduced through building design and abatement techniques incorporated into
structures. Property owners are encouraged to have their homes tested for radon. Contact the
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Ravalli County Environmental Health Department for further information. (Section 3-2-8(b)(v),
RCSR, Effects on Public Health & Safeaty)

Contirol of Noxious Weeds. A noxious weed evaluation form has been filed in conjunction
with this subdivision. Lot owners shall control the growth of noxious weeds on their respective
lot(s). Contact the Ravalli County Weed District for further information. (Section 3-2-8(b)(v),
RCSR, Effects on Agricufture and Natural Environment)

Required Posting of County-Issued Addresses for Lots within this Subdivision. The All
Valley Fire Council has adopted the Fire Protection Standards, which require lot owners to post
County-issued addresses at the intersection of the driveway leading to each residence and the
road providing access to the lot as soon as construction on the residence begins. (Section 3-2-
8(b)(v), RCSR, Effects on Local Services and Public Health & Safety)

Access Requirements for Lots within this Subdivision. The All Valley Fire Council has
adopted the Fire Protection Standards. All access roads, including driveways to residences
over 150" in length, must have a minimum unobstructed travel surface width of 22', a vertical
clearance of 13'6” and an all-weather surface that can accommodate the weight of a fire truck.
Please contact the Florence Rural Fire Department for further information. (Section 3-2- 8(b)(v)
RCSR, Effects on Local Services and Public Health & Safety)

Building Standards. The All Valley Fire Council recommends that houses within this
subdivision be built to International Residential Building Code (IRBC) building standards. It is
recommended that any commercial buildings be constructed to meet state building code

requirements. (Section 3=2-8(b)(v}, RCSR, Effects on Local Services and Public Health &
Safety)

Wood Stoves. The County recommends that home owners refrain from installing wood stoves
if possible. The County further recommends that wood and other biomass burning stoves. not
be used as the primary heat source. If a homeowner chooses to burn wood as a back-up heat
source, the County strongly encourages them to install an EPA-certified wood stove as the
best option to reduce air pollution and more specifically, to install an EPA-certified pellet stove.
More information on low emission, EPA-certified wood stoves is available at
hitp://www.epa.gov/iwoodstoves/index.htmi. The State of Montana offers an Alternative Energy
Systems Tax Credit to offset the cost of purchasing and installing a low emission wood or
biomass combustion device such as a pellet or wood stove. Besides the tax credit for
qualifying wood stoves, individual Montana residents can claim a tax credit for energy
canservation investments made to a home or other building. For more information on the
energy conservation tax credits and ways to save energy, please see the Warm Hearts, Warm
Homes webpage (http://deq.mt.gov/Energy/warmhomes/index.asp) on the Montana
Department of Environmental Quality's website. (Section 3-2-8(b}(v), RCSR, Effects on Naturai
Environment)

Archeological Resources. If any archaeological, historic, or paleontological sites are
discovered during road, utility, or building construction, all work will cease and the State
Historic Preservation Office shall be contacted to determine if the find constitutes a cultural
resource and if any mitigation or curation is appropriate. (Section 3-2-8(b}(v), RCSR, Effects
on Natural Environment)

Amendment. Written governing body approval shall be required for amendments to provisions

of the covenants that were required to be included as a condition of subd|V|5|on approval.
(Section 3-2-8(b)(v), RCSR, Effects on ail six criteria)
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The subdivider shall include an RSID/SID waiver in a notarized document filed with the
subdivision plat that states the following: Owners and their successors-in-interest waive ail
rights in perpetuity to protest the creation of a city/rural improvement district for any purpose
allowed by law, including, but not limited to a community water system, a community
wastewater treatment system, and improving and/or maintaining the roads that access the
subdivision including related right-of-way, drainage structures, and traffic control signs.
(Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public Health and Safety)

The subdivider shall provide evidence with the final plat submittal that they have applied for
County-issued address for the lots. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and
Fublic Health & Safety)

Prior to the final plat approval, the subdivider shall provide a letter from the Florence Rural Fire
Department stating that the subdividers have provided the required 1,000 gallon-per-minute
water supply or 2,500 gallon-per-lot water storage for fire protection of each lot. Alternatively,
the subdivider may provide evidence that $500 per lot has been contributed to the Florence
Rural Fire Depariment with the final plat submittal in lieu of the required water supply or water
storage for fire protection. (Section 3-2-8(b)(v), RCSR, Effects on Local Services and Public
Health & Safety)

The foliowing statement shall be shown on the final plat: “The All Valley Fire Council, which
includes the Florence Rural Fire Department, has adopted Fire Protection Standards. All
accesses, including driveways to residences over 150" in length, must have a minimum

- unobstructed trave! surface width of 22'; a vertical clearance of 13'6" and an all-weather

suriace that can accommodate the weight of a fire truck. Please contact the Fiorence Rural
Fire Department for further information”. (Section 3-2-8(b)(v), RCSR, Effects on Local Services
and Public Health & Safety)

The subdivider shall submit a letter or receipt from the Florence-Carlton School District stating
that they have received an amount (to be determined at the Commissioner hearing) per lot
prior to final plat approval. (Section 3-2-8(b)(v}), RCSR, Effects on Local Services)

The subdivider shall submit an amount (to be determined at the Commissioner hearing) per lot

" to the Ravalli County Treasurer's Office fo be deposited into an account for Public Safety

10.

11.

Services (Sheriff, E-911, DES) prior fo final plat approval. (Section 3-2-8(b)(v), RCSR, Effects
on Local Services and Public Health and Safety) ‘

The applicants shall provide evidence that a Collection Box Unit (CBU) has been installed atop
a concrete slab, in accordance with the Florence post office’s standards, and that its
installation has been approved by the Florence post office prior to final plat approval.
Alternatively, the applicant shall provide evidence from the Florence Post Office that a CBU is
not required for this subdivision. (Section 3-2-8(b)(v)(B), RCSR, Effects on Local Services)

The no-build/alteration zones for slopes greater than 25% and for the natural drainage feature
shall be shown on the final plat, as shown on the preliminary plat. (Section 3-2-8(b)(v}, RCSR,
Effects on Natural Environment and Public Health and Safety)

The applicant shall work with the Florence-Carlfon School District to determine whether or not
a bus shelter and/or school bus turnout lane or turnaround should be constructed off of Jenne
Lane, a private road. The applicant shall provide evidence that they have worked with the

School District prior to final plat approval. If any improvements are required, the applicant shall
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complete the improvements prior to final plat approval. (Section 3-2-8(b)(v)(B), RCSR, Effects
on Local Services and Public Health & Safety)

12. The applicant shall provide a road maintenanc,e agreement(s) for Jenne Lane that meets the
provisions in Section 3-1-5(a)(xxxviii) of the RCSR prior to final plat approval, Since there is an
existing road maintenance agreement for the portion of Jenne Lane leading to the Gunshy
Ridge Subdivision and the Gunshy Ridge [l Subdivision, the applicant shall submit
documentation that Gunshy Ridge I has annexed into the existing road maintenance
agreement(s). The applicant will need to provide an additional road maintenance agreement
for the portion of Jenne Lane from Heavens Way to Alysa Court. This road maintenance
agreement shall state that the other parcels which may have beneficial use of the portion of
Jenne Lane from Heavens Way to Alysa Court shail be allowed to join as members of the
agreement without the consent of the current members once connecting roads are developed
within the easements. (Prerequisites to Approval and Section 3-2-8(b)(v), Effects on Local
Services)

13. The applicant shall construct a minimum five-foot wide: pedestrian trail from Lots 13 and 14 to
the junction of Jenne Lane and Heavens Way, The trail shall be constructed using control
density fill. (Prerequisites to Approval and Effects on Public Health & Saffety}

FINAL PLAT REQUIREMENTS (Ravalli County Subdivision Requlations Section 3-4-4(a})

1. A statement from theproject surveyor or engineer outlining how each final plat | requirement or
condition of approval has been satisfied shall be submitted with the final plat submittal.

2. One paper and two mylar 18" x 24" or larger copies of the final plat, completed in accordance

T withthe Uniform Standards for Final Subdivisions Plats (ARM8:94:3003) shall be subrhitted

prior fo final plat approval (One paper copy may be submitted for the first proofing.), The final ‘

plat shall conform to the preliminary plat decision. The following features are requwed on the,

Final Plat: .

a) Project name

b) Title block

c) Certificate of registered owner — notarized

d) Certificate of registered land surveyor with seal

e} Certificate of governing body approval

f) Signature block for Clerk and Recorder, preferably in lower right hand corner

g) Certificate of public dedication

h) Certificate of park cash-in-lieu payment

i) Other certifications as appropriate

i} North arrow

k) Graphic scale

[) Legal description

m) Property boundaries (bearings, lengths, curve data)

n) Pertinent section corners and subdivision corners

0) Names of adjolning sublel5[onslcert|ﬂcates of survey

p) Menuments found

q) Witness monuments

r) Acreage of subject parcel

s) Curve data (radius, arc length, notation of non-tangent curves)

t) Line data (lengths to tenths of a foot, angles/bearings to nearest minute)

u) Lots and blocks designated by number (dimensions/acreage) :

v) Easements/rights of ways (location, width, purpose, ownership) for utilities, Jenne Lane (as
proposed on the preliminary plat), and 60-foot wide public road and utility easements for all
internal roads, as proposed on the preliminary plat

w) Dedication for public use (boundaries, area, purpose)
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10.

11.

12.

x) No-build/alteration zones for the slopes greater than 25% and within 50 feet of the western
property boundary

y} No-ingress/egress zones

z) Water resources (rivers, ponds, etc.)

aa) Floodplains

bb) Irrigation canals including diversion point(s), etc.

cc) High-pressure gas lines

dd) Existing and new roads (names, ownership, etc.}

The original copy of the preliminary plat decision shall be submitted with the final plat submittal.
Any variance decisions shall be submitted with the final plat submittal.

Copies of extensions of the preliminary plat approval period shall be submitted with the final
plat submittal.

The final plat review fee shall be submitted with the final plat submittal.

A Consent to Plat form, including notarized signatures of all owners of interest, if the developer
is not the underlying title holder, shall be submitted with the final plat submittal.

A Title Report or updated Abstract dated no less than one (1) year prior to the date of submittal
shall be submitted with the final plat submittal.

The DEQ Certificate of Subdivision Approval or RCEH approval shall be submitted with the
final plat submittal.

Copy of the General Discharge Permit for Stormwater Associated with Construction Activity
from the DEQ shall be submitted with the final plat submittal.

The approved Ground Disturbance and Noxious Weed Management Plan for the control of
noxious weeds and the re-vegetation of all soils dlsturbed W|th|n the subdlwsson shall be

submitted with the final plat submittal. T e e

A copy of the appraisal report, per Section 6-1-7, dated no less than six (6) months from the
date of the submittal, for calculating the cash- m—l:eu of parkland dedication and a receipt from
the County Treasurer’s Office for the payment of cash-in-lieu of parkland dedication, shall be
submitted with the final plat submittal. (Staff Note: Please submit appraisal report to the
Planning Department. Staff wilf schedule a meeting with the BCC fo determine whether or not
the report is acceptable. Once the BCC has approves a report, the applicant can submit the

. funds to the County Treasurer’s Office and provide a receipt to the Planning Department.)

13.
14.
15.
18.
17.
18.

19.

20,

21.

Evidence of a Ravalli County-approved road name petition(s) for each new road shall be
submitted with the final plat submittal.

Final Road Plans and Grading and Storm Water Drainage Plan shall be submitted with the final
plat submittal.

Road certification(s) shall be submitted with the final plat submittal to provide evidence that
applicable road standards have been met. (Staff Note: A professional engineer’s certification
on the road plans and final approval from the Road Department shall meet this requirement.)
Utifity availability certification(s) shall be submitted with the final plat submittal.

Road/common access maintenance agreement(s), signed and notarized, shall be submitted
with the final plat submittal.

Protective covenants to be filed with the final plat that are signed and notarized shall be
submitted with the final plat submittal

Copies of permits issued by the Bitterroot Conservation District or the US Army Corps of
Engineers when construction occurs on environmentally sensitive features shall be submitted
with the final plat submittal.

A copy of the letter sent to the appropriate school district(s) stating the applicant has made or
is not willing to make a voluntary contribution to the school district 1o mitigate impacts of the
subdivision on the school district that are not related to capital facilities; shall be submitted with
the final plat submittal.

Signed and notarized homeowner association documents, including bylaws, covenants, and/or
declarations shall be submitted with the final plat submittal.
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22. Evidence that improvements have been made in accordance with the conditions of approval
and requirements of final plat approval and certified by the' subdivider, Professional Engineer,
or contractor, as may be appropriate and required, shall be submitted with the final plat
submittal. A Professional Engineer's certification shall be required in any instance where
engineered plans are required for the improvement. Alternatively, an improvements
agreement and guaranty shall be required. (Refer to Section 3-4-2.) Following are specific
improvements required for this subdivision:

a} The applicant shall provide final approval from the Road Department that the extension of
Jenne Lane and the internal roads meet the county standards in Chapter 5 of the RCSR.

b) The applicant shall install stop signs and road name signs at all-intersections, as proposed
on the preliminary plat, prior to final plat approval.

¢) The applicant shal[ construct a bus shelter and/or turnout Iane if necessary, prior to final
plat approval; . :

d) Installation of a Coliectlon Box Umt for mail delivery, if necessary

e) The applicant shall mstal[ the water supply and ﬂow requested by the Fire District unless a
monetary contribution'is chosen.

23. The applicant shall provide evidence that the pro rata share of the cost to Improve the portion
of Eight Mile Creek Road leading to the subd[wsron has been pald prior to final plat approval.
(Section 5-4-5(d), RCSR)
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SUBDIVISION REPORT

COMPLIANCE WITH PREREQUISITES TO APPROVAL

Section 3-2-8(a) of the RCSR states that the BCC shall not approve or conditionally approve a
subdivision application and preliminary plat uniess it establishes by credible evidence that the
proposed subdivision meets the following requirements:

A. Provides easements for the location and installation of any planned utilities.
Findings of Fact

1.
2,

3.

Existing utilities are located within the easements for Jenne Lane. (Gunshy Ridge |l
Subdivision Application)

The internal road system will be located within a proposed 60-foot wide public road and
utility easement. (Gunshy Ridge Il Subdivision Application)

Existing and proposed utility easements are required fo be shown on the final plat (Final
Plat Requirement 2)

Conclusion of Law

The proposed subdivision application provides for utility easements.

B. Provides legal and physical access to each parcel within the subdivision and the
notation of that access is included on the applicable plat and in any instrument
transferring the parcel. '

Findings of Fact

1.
= Jenne Lane, and the internal subdivision‘roads:(Map~1} - S
2.
3.

The property is proposed to be accessed via Eastside nghway, Elght Mlle Creek Road,

Eastside Highway is a State-maintained highway that provides legal and physical access.
Eight Mile Creek Road is a county- malntalned road that provides legal and physical access,
(Exhibit A, RCSR)
Jenne Lane is a privately-maintained road The existing portion of the road has been
confirmed by the Ravalli County Road and Bridge Department (RCRBD) as meeting
County standards for this subdivision (Gunshy Ridge Il Subdivision Application).
An existing 60-foot-wide public road and utility easement is provided along Jenne Lane, as
recorded on the amended plat of Riverview Orchards, Block 8, Lot 6-A (AP 541013), and.
on the plats of the Gunshy Ridge, Gunshy Ridge H, Gunshy Ridge lll, and Elk Run
subdivisions. {Gunshy Ridge |l Subdivision File)
The applicant is proposing to extend Jenne Lane from where it currently ends to the
eastern boundary of the property and the internal roads to meet county standards. {Gunshy
Ridge Il Subdivision File)
The applicant has received preliminary approval of the road plans from the Road
Department. (Exhibit A-1)
The applicant is proposing 60-foot wide public road and ut!hty easements for the internal
roads. (Gunshy Ridge Il Subdivision Application)
To ensure legal and physical access to the subdivision, the applicant shall meet the
following requirements:
e The applicant is required fo pay the pro rata share of the cost fo improve the portion of
Eight Mile Creek Road leading fo the subdivision to meet County standards.
- (Requirement 23)
o The applicant shall construct the extension to Jenne Lane and the internal subdivision
roads fo meet county standards and obtain final approval from the Road Depattment.
(Requirements 14, 15, 22)
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e The applicant shall provide for 60-foot wide public road and utility easements for all
internal subdivision roads and for the portion of the easement for Jenne Lane that is
within the Gunshy Ridge Il Subdivision. (Requirement 2)

Conclusion of Law
With the conditions and requirements of final plat approval, legal and physical access will
be provided on Eastside Highway, Eight Mile Creek Road, Jenne Lane, and the internal
road network.

C. Assures that all required public or private improvements will be instalied before final
plat approval, or that their installation after final plat approval will be guaranteed as
provided by Section [3-4-2] of these regulations.
Finding of Fact
The applicant shall be required to submit evidence that the followmg improvements have
been made in accordance with the conditions of approval and requirements of final plat
approval and certified by the subdividers prior to final plat approval (Requirement 22).
+ Construction of the extension of Jenne Lane and the internal subdivision roads prior to
final plat approval
» |Installation of stop signs and road name signs at the intersections, as proposed on the
preliminary plat, prior to final plat approval
» Construction of a bus shelter and/or turnout lane, if necessary, prlor to final plat
approval
Installation of a Collection Box Unit for mail delivery, if necessary
s Provision of requested water supply and fiow unless a monstary contrlbution 1o the Flre ‘
~~ District is chosen o

Conclusion of Law
The final plat requirements or an improvements agreément and guaranty will ensure that
. the 1mprovements are installed.

D. Assures that the requirements of 76-3-504(1}(j), MCA, regarding the disclosure and
disposition of water rights as set forth in Chapter 5 have been considered and will ' be
accomplished before the final plat is submitted.

Findings of Fact ,
1. 76-3-504(1)(j), MCA states that when a subdivision creates parcels with lot sizes averaging
less than 5 acres, the subdivider is required to:

(i) reserve all or a portion of the appropriation water rights owned by the owner of the
land to be subdivided and transfer the water rights to a single entity for use by
landowners within the subdivision who have a legal right to the water and reserve and
sever any remaining surface water rights from the land;

(i} if the land to be subdivided is subject to a contract or interest in a public or private
entity formed to provide the use of a water right on the subdivision lots, establish a
landowner's water use agreement administered through a single entity that specifies
administration and the rights and responsibilities of landowners within the subdivision
who have a legal right and access to the water; or

(i} reserve and sever all surface water rights from the land.

2. There are no water rights associated with this property. (Gunshy Ridge |l Subdivision

Application)

3. Average lot size of the proposal is less than 5.0 acres. (Gunshy Ridge Il Subdivision

Application)
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Conclusion of Law
As no water rights are present on the subject property, the subdivision is conS|dered to
have met these requirements. '

E. Assures that the requirements of 76-3-504(1)(k) MCA, regarding watercourse and
irrigation easements as set forth in Chapter 5 have been considered and will be
accomplished before the final plat is submitted.

Findings of Fact .
1, 76-3-504(1)(k) MCA states that, except as provided in subsection (1)(k)(ii), the subdivider is
required to establish ditch easements in the subdivision that:
(A) are in locations of appropriate topographic characteristics and sufficient width to allow. -
the physical placement and unobstructed maintenance of open ditches or
belowground pipelines for the delivery of water for irrigation to persons and lands
legally entitled to the water under an appropriated water right or permit of an irrigation
district or other private or public entity formed to provide for the use of the water right
on the subdivision lots;
(B) are a sufficient distance from the centerline of the ditch to allow for constructlon reparr
maintenance, and inspection of the ditch; and ‘
(C) prohibit the placement of structures or the planting of vegetation other than grass
within the ditch easement without the written permission of the ditch owner,
2. There are no irrigation ditches on or within 300 feet of the property. {(Gunshy Ridge |l
. Bubdivision Application)

Conclusion of Law

---As no irrigation infrastructure is present on the-subject-property, the-subdivision-is—
considered to have met these requirements.

. E. Provides for the appropriate park dedication or cash-in-lieu, if applicable.

Findings of Fact '

1. All lots within the subdivision are proposed for re5|dent|al use. {Gunshy thge I Subdlws;on
Application)

2, The subdivider has proposed cash-in-lieu of parkland dedication. (Gunshy Ridge Il
Subdivision Application)

3. In a letter dated May 21, 2008, Bob Cron of the Ravalli County park Board recommended
that the applicant pay cash-in- he of parkland and in addition provide a five-foot wide asphalt
pedestrian trail from Lots 13 and 14 to the junction of Jenne Lane and Heavens Way, as
part of a transportation system for the safety of children and walking adults. (Exhibit A-2)

4. The applicant is required fo submit a copy of the appraisal report, per Section 6-1-7, dated
no less than six (6) months from the date of the submittal and a receipt from the County
Treasurer’s Office for the payment of cash-in-lieu of parkland dedication with the final plat
submittal. (Final Plat Requirement 12)

5. The applicant shall construct a minimum five-foot wide asphalt pedestrian trail from Lots 13
and 14 to the junction of Jenne Lane and Heavens Way. (Condition 13)

Conclusion of Law
With the acceptance of a cash-in-lieu payment, the parkland requirement will be met.

F. Overall Conclusion on Prerequisite Requirements
With the conditions and requirements of final plat approval, there is credible evidence that
the subdivision application meets the prerequisite requirements.
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COMPLIANCE WITH APPLICABLE REGULATIONS

Section 3-2-8(b) of the RCSR states that in approving, conditionally approving, or denying a .
subdivision application and preliminary plat, the BCC shall ensure the subdivision.application
meets Section 3-2-8(a) above, and whether the proposed subdivision oomplles with:

A. These regulations, including, but not limited to, the standards set forth in Chapter 5.
Findings of Fact
1. The subdivision proposal meets the design standards in Chapter 5 of the RCSR. (Gunshy
Ridge Il Subdivision File)
2. This development proposal has followed the- neoessary application. procedures and has
been reviewed in compliance with Chapter 3 of the RCSR (Gunshy Ridge Il'Subdivision
File)

Canclusions of Law ‘

1. The preliminary plat and SUbleISIOﬂ appltcat|on meet all appllcable standards required in
the RCSR.

2. The requirements for the application and revrew of this proposed sublelslon have been
met.

B. Applicable zoning regulations.
Findings of Fact '
1. The subject property is under the jurisdiction of the intetim zonlng regulation limiting:
subdivisions to a density of one dwelling per two acres (recorded as Resolutlon 2193). The
application complies with Resolution 2193.

2. ‘The-property-is-net-within-one-of the-voluntary-zening-districts- wRavalerounty—(Gunshy— B

Ridge Il Subdivision Application)

Conclusion of Law
This proposal complies with existing zoning regulaﬁons

C. Existing covenants and/or deed restrictions.
Findings of Fact
There are no existing covenants on the property (Gunshy Rldge Il Subdms:on Application)

Conclusion of Law
Compliance with covenants is not applicable.

D. ‘Other applicable regulations.

Findings of Fact

1. Following are applicable regulations:

« Montana Subdivision and Platting Act, Title 76, Chapter 3, MCA

Montana Sanitation in-Subdivisions Act, Title 76, Chapter 4, MCA
Ravalli County Subsurface Wastewater Treatment and Disposal Regulations
Montana Standards for Subdivision Storm Drainage (DEQ Circular 8)
Applicable laws and policies requiring permits related to development (U.S. Army Corps
of Engineers, Bitterroot Conservation District, Ravalli County Road & Bridge
Department, Montana Department of Transportation, Montana Department of
Environmental Quality, etc.)
2. Prior to final plat approval, the applicants are required to submit permits and evidence that

they have met applicable regulations. (Section 3-4-4(a), RCSR)
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Conclusion of Law
With the requirements of final plat approval, the application will meet all of the applicable
regulations.

E. The MSPA, including but not limited to an evaluation of the impacts of the subdivision
on the following criteria:

CRITERION 1: EFFECTS ON AGRICULTURE

Findings of Fact.

1, The proposed major subdtwsron on 63.78 acres will result in twenty lots that range in size from

‘ 2.00 acres to 23.64 acres. The property is located approximately 3 miles east of the community
of Florence off Eight Mile Creek Road and Jenne Lane. (Gunshy Ridge Il Subdivision
Application)

2, The subject property is located in an area with a mix of residential and agricultural uses.
(Montana Cadastral Database created by Montana Department of Administration, Information
Technology Services Division, Geographic Information Services and 2005 Aerial Photography -
created by the National Agricultural Imagery Program, Gunshy Ridge [l Subdivision

. Application) ‘

3. There is no prime farmland or farmland of statewide importance on the property. (Gunshy
Ridge Il Subdivision Application and Web Soil Survey, U.S. Department of Agriculture, Natural
Resources Conservation Service (NRCS))

4, The applicants submitted a Ravalli County Subdivision Noxious Weed Evaluation Form:that
stated Common Tansy and Canadian Thistle were present on the property. The subdivider has
proposed a provision in the covenants that the owners of each lot control noxious weeds.

-—- (Gunshy Ridge Il Subdivision Application) - - - S

5. Any person proposing a development that needs state or local approval and that resu!ts in the
potential for noxious weed infestation within a weed district shall notify the weed board at least 15
days prior to activity. Consequently, 15 days prior to activities requiring a revegetation plan, such
as road construction, a plan shall be submitted to the weed board for approval by the board. (7-
22-2152, MCA)

6. Folflowing are conditions and requirements of final plat approval that will mitigate the impacts of
the subdivision on agricufture: .

e A noftification of proximity to agricuffural operations shall be included in the notifications
document filed with the final plat. The protective covenants, also filed with the final plat,
shall include a provision requiring homeowners to keep pets confined to the house, a
fenced yard, or in an outdoor kennel. (Conditions 1 and 2)

e The approved Ground Disturbance and Noxious Weed Managemient Plan is required fo be
submitted prior to final plat approval. (Final Plat Requirement 11)

= A noxious weed control provision shall be included in the protective covenants filed with the
final plat for this subdivision. (Condition 2}

Conclusion of Law;
With the mitigating conditions of approval and requirements of final plat approval, there will be
minimal impacts on agriculture.

CRITERION 2: EFFECTS ON AGRICULTURAL WATER USER FACILITIES

Findings of Fact

1. The application states that there are no water rights associated with the property. (Gunshy
Ridge Il Subdivision Application)

2. There are no irrigation ditches/facilities within 300 feet of the proposal. (Gunshy Ridge |l
Subdivision Application)
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Conclusion of Law
There will be minimal, if any, impacts on agricultural water user facilities,

C_RITERION 3: EFFECTS ON LOCAL SERVICES

Findings of Fact:

Fire District

1. The subdivision is located within the jurisdiction of the Florence Rural Fire Department,
(Gunshy Ridge [l Subdivision Application)

2. The All Valley Fire Council, which includes the Florence Rural Fire Department, has adopted
Fire Protection Standards (outlined in document from the Hamilton Rura! Fire Department) that

address access; posting of addresses, and water supply requirements. The Fire Council also
recommends that houses within this subdivision be built to International Residential Building
Cade (IRBC) building standards. (Exhibit-A-3)

3, The following conditions will mitigate impacts of the subdivision on the Florence Rural Fire
Department:

. Provisions shall be included in the covenants requiring that addresses are posted as soon
as construction begins and that all driveways over 150 feet meet the standards of the Fire
District. (Condition.2)

» The covenants shall include a recommendation that houses within this subdivision be built

- fo International Residential Building Code (IRBC) building standards. (Condition 2) N

o Prior to final plat approval; the subdividers shall provide a letter from the Florence Rural -
Fire Department stating that the subdividers have provided the required 1,000 gallon—per—
minute water supply or 2,500 gallon-per-lot water storage for fire protection for the
additional lot. Alternatively, the subdividers may provide evidence that $500 has been

———— contributed-to-the-Florence-Rural-Fire-Department-with-the-final-plat-submittal-in heumﬁ‘he— s
required water supply or water storage for fire protection. (Condition 5)

o The following statement shall-be shown on the final plat: “The Alf Valley. Fire Coungif, which
includes the Florence Rural Fire Department, has adopted Fire Protection Standards. All
accesses, including driveways to residences over 150" in length, must have a minimum’
unobstructed travel surface width of 22, a vertical clearance of 13'6” and an all-weather
surface that can accommodate the weight of a fire truck. Please contact the Florence Rural
Fire Department for further information”. (Condition &)

School District

4. The proposed subdivision is located wn‘.hm the Florence-Carlton School District. (Gunshy Ridge

I Subdivision Application)

5, ltis estimated that 10 school-aged child will be added to the Florence School District,
assuming an average of 0.5 children per household. (Census 2000)

6. Ina letter dated January 16, 2008, John McGee, Superintendent of the Florence-Carlton
School District, stated that the School District is requesting a fee of $10,418 per lot. This fee is
based on an impact fee study. The County has yet to adopt impact fees. (Exhibit A-4)

7. The cost per pupil for one year in the Florence-Carlton School District, excluding capital costs,
is $6,686. (Exhibit A-5)

8. Taxes from new residents may not be immediately available to the school districts. There is no
available information on the average amount of time between when a school district serves
children from a new residence and when the school district receives tax money from that
residence. (Staff Determination)

9. The Ravalli County Educational Transportation Committee has requested that the BCC reqmre
that developers establish a bus shelter and a turnout lane or turnaround, as appropriate, at
subdivision entrances to County-maintained roads. (Exhibit A-6)

10. To mitigate the impacts of the subdivision on the School District, the following conditions could
be met:
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* The applicant shall negotiate a contribution with the BCC, in consuitation with the Florence-
Carlton Schoof District, if possible. (Condition 7) _

s Prior to final plat approval, the applicant shall work with the Florence-Carlton School District
to defermine whether or not a bus shelter and/or school bus turnout lane or turnaround
should be constructed off of Jenne Lane, a private road. The applicant shall provide
evidence that they have worked with the School District prior to final plat approval, If any
improvements are necessary, the applicant shall complete the improvements prior to final
plat approval. (Condition 11)

Water and Wastewater Districts

11. Individual wells and wastewater treatment systems are proposed to serve the lots. The
property is not near any municipal water or wastewater systems. (Gunshy Ridge 1l Subdivision
Application)

Law Enforcement and County Emergency Services (Sheriff, E-911, DES)

12. The Ravalli County Sheriff's Office provides law enforcement services to this area. (Gunshy
Ridge Il Subdivision Application)

13. Notification lefters were sent fo the Ravalli County Sheriff's Office requesting comments on
January 14, 2008, but no comments have been received from the Sheriff's Office. (Gunshy
Ridge Il Subdivision File)

14. The average number of people per household in Ravalli County is 2.5. (Census 2000}

15. The applicant has yet to propose a contribution to mitigate the impacts of the estimated
addition of 50 people on Public Safety Services. (Gunshy Ridge 1l Subdivision Application)

16. To mitigate impacts on Ravalli County Public Safety Services, Staff recommends the applicant

- hegotiate-a contribution with-the-BCG, fo be-deposited-into-an-account for-Public-Safety-———-———--—r-m-—
Services (Sheriff, E-911, DES) prior to final plat approval. (Condition 8)

Ambulance Services

17. Ambulance services will be provided by Marcus Daly Memorial Hospital EMS Department
and/or Missoula Emergency Services. Marcus Daly and Missoula Emergency Services were
contacted on January 14, 2008, but no comments have been received to date. (Gunshy Ridge
Il Subdivision File)

18. To mitigate impacts on emergency services, the subdivider shall provide evidence with the final
plat submittal that they have applied for a County-issued address for each lot within the

- subdivision. (Condition 4)

Solid Waste Services

19. Bitterroot Disposal provides solid waste service to this site. (Gunshy Ridge II Subdivision
Application)

20. Nofification letters were sent to Bitterroot Disposal requesting comments on January 14, 2008,
but no comments have been received. (Gunshy Ridge Il Subdivision File)

Utilities

21. The proposed subdivision will be served by Ravalli Electric Coop and Qwest Communications.
(Gunshy Ridge Il Subdivision Application)

22. Nofification letters were sent to both utility companies requesting comments on January 14,
2008. No comments were received by Ravalli Electric Coop. (Gunshy Ridge !l Subdivision File)

23. Qwest submitted comment on May 9, 20085, stating that they could provide service. (Gunshy
Ridge Il Subdivision Application)

24. The following requirements will mitigate impacts of the subdivision on local utilities:
» EXisting and proposed utility easements shall be shown on the final plat. (Final Plat

Requirement 2).
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» The applicant shall submit utility availability certifications from Ravalli Electric Coop and
Qwest Communications prior to final plat approval, (Final Plat Requirement 16)

Roads — Off Site

25,

26!

It is estimated that this subdivision will generate an additional 152 trips per day. (Gunshy Ridge
Il Subdivision Appllcatlon) '
The applicant is proposing access via Eastside Highway, Eight Mile Creek Road, Jenne L.ane,

- and the proposed internal roads. Access may also be provided at some point in.the future via

27.
28.
29.

30.

35.

'36.

37.

38.

Heaven's Way, Hidden Valley Read North, and Hidden Valley Road, but this access will not be
possible until the developer of the Remington Ridge Subdivision completes the construction of -
Heaven's Way, (Gunshy Ridge |1 Subdivision Application)

Eastside Highway is a State-maintained highway that provides legal and physical access.

Eight Mile Creek Road is a county-maintained road that provides legal and physical access.
(Exhibit A, RCSR)

Jenne Lane is a privately-maintained road that has been confirmed by the Ravalli County Road
and Bridge Department (RCRBD) as meeting County standards for this subdivision (Gunshy
Ridge !l Subdivision Application).

An existing 60-foot-wide public road and utility easement is provided along Jenne Lane, as
recorded on the amended plat of Riverview Orchards, Block 6, Lot 6-A (AP 541015), and on
the plats of the Gunshy Ridge, Gunshy Ridge i, Gunshy Ridge 11l and Elk Run subdivisioris.
(Gunshy Ridge 1 Subdivision File}

. The applicant is propaosing to extend Jenne Lane from where it currently ends to the eastern

boundary of the property to meet county standards. (Gunshy Ridge I Subdivision File)

. The applicant has received preliminary approval of the road plans from the Road Department

(Exhibit-A-1) — S —

. Since Jenne Lane is a pnvately—mamtalned road aroad mamtenance agreement is reqmred

(Section 3-1-5(a)(ocviii), RCSR)

. There is an existing road maintenance agreement for the portion of Jenne Lane from Eight

Mile Creek Road to Riley Lane that was filed as part of the Gunshy Ridge Subdivision. There is
an existing road maintenance agreement for the portion of Jenne Lane from Riley Lane to
Heavens Way that was filed as part of the Gunshy Ridge 1l Subdivision. (Staff Determination)
Currently, there is no road maintenance agreement for the portion of Jenne Lane from
Heavens Way to the last proposed access for the Gunshy Ridge I} Subdivision. (Staff
Determination)

The applicant has submitted an annexation amendment to the ex:stlng Gunshy Ridge
Homeowners Association which includes road maintenance of Jenne Lane from Eight Mile
Creek Road to Heavens Way. In addition, the applicant has submitted a preliminary road
maintenance agreement for the Gunshy Ridge Il proposal for Jenne Lane from Heavens Way
to the eastern property boundary of the proposed development (Gunshy Ridge Il Subdivision
Application)

Prior to final plat approval, the applicant shall provide evidence from the Road and Bridge
Deparitment that the extension of Jenne Lane has been built to required specifications, as
prefiminarily approved. (Final Plat Requirermnent 15)

The applicant shall provide a road maintenance agreement(s) for Jenne Lane that meets the
provisions in Section 3-1-5(a)(xxxvifi) of the RCSR prior to final plat approval. Since there is an
existing road maintenance agreement(s) for the portion of Jenns Lane leading to the Gunshy
Ridge Subdivision and the Gunshy Ridge Ill Subdivision, the applicant shall submit
documentation that Gunshy Ridge Il has annexed into the existing road mainfenance .
agreement(s). The applicant will need fo provide an additional road maintenance agreement
for the portion of Jenne Lane from Heavens Way to Alysa Court. This road maintenance
agreement shall state that the other parcels which may have beneficial use of the portion of
Jenne Lane from Heavens Way to Alysa Court shall be allowed to join as members of the
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agreement without the consent of the current members once connecting roads are developed
within the easements. (Condition 13)
39, The applicant is required to pay the pro rata share of the cost fo jmprove Erght Mile Creek
: Road to meet County standards. (Requirement 23)

Roads — Internal Roads

40. The applicant is proposing to improve the internal roads to meet County standards. The Road
Department has granted preliminary approval of the road plans. (Exhibit A-1)

41. The applicant is proposing 60-foot wide public road and utility easements for the internal .
subdivision roads. (Gunshy Ridge Il Subdivision Application)

42. The applicant has submitted a road maintenance agreement for the internal subdivision roads
that meets the requirements as set forth in the RCSR. (Gunshy Ridge Il Subdivision
Application)

43. Prior to final plat approval, the applicant shalf provide evidence from the Road and Bndge
Department that the internal roads have been built to required specifications, as prefiminarily

_ approved. (Requirement 15)

44. The applicant shall provide a final road maintenance agreement for the internal subdivision
roads and a nolification of that road maintenance agreement prior fo final plat approval.
(Condition 1 and Requirement 17}

45. Stop signs and road name signs shall be installed at the intersection of all internal roads prior
to final plat approval. (Final Plat Requirement 22} :

Miscellaneous
46. To mitigate potential impacts of this subdivision on any possible future public water, sewer
i .System, or improvements to the road system, the RSID/SID waiver filed with the-final plat-shall— .
address these services/facilities. (Condition 3)

Postal Service . _

47. The United States Postal Service (USPS) sent a letter to the Planning Department on June 8,
2007 and an email on June 29, 2007 requesting that Collection Box Units (CBUs) be required
for all subdivisions with eight or more lots (or if the local post office requests a CBU) and that
the locations of the boxes be approved by the USPS (Exhibit A-7).

48. To mitigate impacts on local services, the subdivider shall provide evidence that plans for a
Collection Box Unit (CBU), including location of the box and specifications have been approved
by the local post office prior to final plat approval. (Condjtion 9)

Conclusion of Law:
With the mitigating conditions of approval and reqUIrements of final plat approval, there will be
minimal impacts on local services.

CRITERION 4: EFFECTS ON NATURAL ENVIRONMENT

Findings of Fact:

Air Quality

1. In an email dated December 31, 2007, the Montana Department of Environmental Quality

- (DEQ) identified the Hamilton and Missoula areas as communities with a high probability of
failing to meet the recently revised National Ambient Air Quality Standards for particulate
matter. Sources of particulate from this subdivision could be vehicles, and/or wood-burning
stoves. There are no gravel roads accessing the subdivision. (Exhibit A-8)

2. To mitigate impacts on air quality, a recommendation for EPA-certified wood stoves shall be
included in the covenants. (Condition 2)
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Ground Water Quality

3. The applicants are proposing individual welis and wastewater facilities. The applicants
submitted water and sanitation information per MCA 76-3-622. The Ravalli County
Environmental Health Department provided documentation indigating that they have received
adequate information for local subdivision review to oceur. (Gunshy Ridge 1l Subdivision
Application)

4, In an email dated September 19, 2007, Larry Schock of the DNRC stated that the applicant
should consider a community water system for a subdivision of this density. (Exhlblt A-10)

5. The applicant s required to submit a DEQ Certificate of Subdivision Approval prior to final
approval. (Final Plat Requirement 9)

Drainage Feature

8. There is a drainage feature that traverses through the western portion of the subject property.
There are slopes greater than 25% associated with the drainage. (Gunshy Ridge 1! Subdivision
Application)

7. The applicant is proposing no-build/alteration zones on the slopes greater than 25%. (Gunshy
Ridge 11 Subdivision Application)

8. FWP recommended a 50-foot wide no-alteration zone on either side of the centerl[ne of the
drainage and riparian covenants. (Exhibit A-9)

9. The centerline of the drainage forms the western boundary of the proposed subdivision? (Staff
Determination)

10. The appiicant is proposing a no-build/atteration zone wuthln 50 feet of the western property
boundary or the centerline of the drainage. (Gunshy Ridge 1l Subdivision Application)

11. To mifigate the impacts of this subdivision on the drainage feature, the applicant shall plaoe a

- no-build/alteration-zone on.slopes greater than-25%.-(Conditions-2-and-11). :

12. The applicant shall also place a no-build/alteration zone within 50 feet of the western propefiy
boundary or the centerline of the drainage. The applicant shall include riparian covenants that
apply to the area within 50 feet of the drainage centerline. (Conditions 2 and 11)

Light Pollution

13. The addition of homes in an area that currently has lower density development has the
potential to create light poliution. Sky glow, glare, light trespass into neighbor’s homes, and
energy waste are some of the components of light pollution. {International Dark—Sky
Association, www.darksky.org)

14. To mitigate the impacts of light pollution stemming from new construction, the protective
covenants shall include a provision recommending full cut-off lighting on new construction.
{Condition 2)

Vegetation

15. The applicants submitted a Ravalli County Subdivision Noxious Weed Evaluation Form that
stated Spotted Knapweed was scattered on the property. The subdivider has proposed a
provision in the covenants that the owners of each lot control naxious weeds. (Gunshy Ridge !
Subdivision Application)

16. Any person proposing a development that needs state or local approval and that results in the
potential for noxious weed infestation within a weed district shall notify the weed board at least 15
days prior to acfivity. Consequently, 15 days prior to activities requiring a revegetation plan, such
as road construction, a plan shall be submitted to the weed board for approval by the board. (7-
22-2152, MCA)

17. The Montana Natural Heritage Program found that there were no plant species of concern -
within the same sections as the subject property (Gunshy Ridge [l Subdivision Application).

18. To mitigate impacts on the natural environment, a noxious weed control provision shall be
included in the protective covenants filed with the final plat for this subdivision. (Condition 2)
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Archaeological Resources

18, There are no known sites of historical significance on the property. (Gunshy Ridge |l
Subdivision Application)

20, To mitigate possible impacts on any potential sensitive historical, cultural, archaeological,
paleontological, and/or scenic sites, the following statement shall be included in the covenants:
“f any archaeological, historic, or paleontological sites are discovered during road, utility, or
building construction, alf work will cease and the developer will contact the State Historic

" Preservation Office to determine if the find constitutes a cultural resource and if any mitigation
or curation is appropriate”. (Condition 2)

Conclusion of Law: ‘
Impacts from this subdivision on the natural environment will be reduced with the mitigating
~ conditions and requirements of final plat approval.

CRITERION 5: EFFECTS ON WILDLIFE & WILDLIFE HABITAT
Findings of Fact:

1, Map 2 shows elk and mule deer winter range boundaries in relation to Gunshy Ridge il at a
scale of 1:250,000. The data was created by FWP and the Rocky Mountain Elk Foundation at

a scale of 1:250,000 and should not be used at a larger scale (zoomed in closer to Gunshy
~Ridge I1). At this scale, the entire property is located within mule deer winter range and about
- half of the property is within elk winter range. L

Map 2: Elk and Mule Deer Winter Range
' (Source Data: FWP) ‘

2. Although the property is located within big-game winter range, FWP stated that it is located
approximately 2.5 miles west of the forested foothills and is not heavily used by wintering elk.
(Gunshy Ridge Il Subdivision Application) ‘ ‘

3. FWP recommended living with wildlife covenants for the property. (Gunshy Ridge Il
Subdivision Application)

4. According to the Montana Natural Heritage Program (MNHP) in April of 2007, the Townsend’s
Big-eared Bat was identified as a species of concern as they have been known to exist in the
same section as the proposed subdivision. (Gunshy Ridge il Subdivision Application)

5. The subdivider submitted and was granted a waiver from completing a sensitive species report
because the subdivider provided evidence that the subject property does not have habitat that -
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wouid support the species in guestion. (Exhibit A-11)

6. To mitigate impacts on wildlife, the covenants shall include a living with wildlife section.

(Condition 2)

Conclusion of Law:

With the mitigating condition of approval, impacts on Wildlife & Wildlife Hablitat will be reduced.

CRITERION 6: EFFECTS ON PUBLIC HEALTH & SAFETY

Findings of Fact:

Traffic Safety

1.

-.--~-Emergency-Vehicle Access-and Response Time —

3.

The subject property is accessed by Eastside Highway, Hidden Valley Road, Hidden Valley
Road North, Heaven’s Way, and the proposed internal road system (Gunshy Ridge |
Subdivision Application)

fn a letter dated May 21, 2008, Bob Cron of the Ravalli County park.Board recommended that
the applicant pay cash- |n-I|e of parkland and in addition provide a five-foot wide asphalt -
pedestrian trail from Lots 13 and 14 to the junction of Jenne Lane and Heavens Way, as part
of a fransportation systemn for the safety of children and walking adults. (Exhibit A-2)

The applicant shall construct a minimum five-foot wide pedestrian trail from Lots 13 and 14 o
the junction of Jenne Lane and Heavens Way. The trail shall be constructed using controf
density fill. (Condition 13)

The requirements and conditions listed under Roads and dealing with transportation in
association with schools in Criterion 3 will mitigate the impacts of the subdivision on traffic
safety.

The proposed-subdivision will be served by the Florence Rural Fire Department the Ravall:
County Sheriff's Office, Ravalli County E-911, the Ravalli County Department of Emergency

‘Services, Marcus Daly Memorial Hospital EMS Department, and Missoula Emergency

Services. (Gunshy Ridge Il Subdivision Application)

6. This proposal will add approximately 50 people to Ravalli County. (Census 2000)
7.

The requirements and conditions listed under Fire District, Law Enforcement and County
Emergency Services, Ambulance Services, and Roads in. Criterion 3 will mitigate the impacts
of the subdivision on emergency vehicle access and response time.

Water and Wastewater

8.

The applicants are proposing individual wells and wastewater facilities. The applicants
submitted water and sanitation information per MCA 76-3-622. The Ravalli County
Environmental Health Department provided documentation indicating that they have received
adequate information for local subdivision review to occur. (Gunshy Ridge [l Subdivision
Application)

The applicant is required to submit a DEQ Certificate of Subdivision Approval prior to final
approval, (Requirement 9)

Natural and Man-Made Hazards
10. To-mitigate the impacts of light pollution stemmmg from new constructlon the protective

covenarits shall include a provision recommending full cut-off lightifig on new construction.
(Condition 2)

11. Accordlng to a document titled “Radon and You, Promoting Public Awareness of Radon

in Montana's Air and Ground Water” published by DEQ and the Montana Bureau of Mines and
Geology, there is a high potential for radon in Ravalli County. (DEQ)

12, To mitigate impacts on public health & safety, the covenants shall include a statement

regarding radon exposure. (Condition 2)
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14.

The preliminary plat and soils map indicate that the subdivision may have soils rated as “Very
Limited" for road and building construction. (Gunshy Ridge Il Subdivision Application)

To educate property owners and to mitigate potential impacts of this subdivision on Public
Health & Safety, a notification of the potential for “Very Limited” soits shall be included in the

~ notifications document filed with the final plat. A reduced plat showing the approximate

18,

18,
. - floodplain evaluation be completed for the Jenne Lane crossing at Eight Mile Creek. The

Incations of soils rated as “Very Limited” for roads and building construction and descriptions of
the soils in question shall be attached to the notifications document as an exhibit. {Condition 1)

The preliminary plat shows that all lots have steep slopes (greater than 25%), which are

required to be identified as a no build/alteration zone on the final plat. In order to mitigate
impacts on Public Health & Safety, notification of the no-build/alteration zone shall be included
in the notifications document and the no- buﬂd/alteraﬁon zpne shown on the final plat

(Condition 1)

In a letter dated September 19, 2007, Larry Schock of the DNRC recommended that a

Ravalli County Subdivision Regulations state that a floodplain analysis is required when any
portion of the subdivision is within 1,000 horizonta| feet of a stream draining an areo of 15

-square miles or more and no official floodplain desngnatlon has been adopted. Eight Mile Creek

does not lie within 1,000 horizontal feet of the proposed subdlwsuon thus a ﬂoodplam analy5|s _

- was not reqwred (Sectlcm 3-1- 5(a) (x), RCSR) -

| Conclus:on of Law;

The mitigating condltlons and requwements of fmal plat approva[ will address |mpacts on Publlc _

- Health & Safety.
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CEIVED IEXhiBIT A-1
JAN 2 3 2008 o |
TC- 0% —p)~
David Ohnstad Ravalll County Planning Dest.
From: David Ohnstad
Sent: Wednesday, January 28, 2008 10:57 AM
To; John Lavey '

Subject: FW: Gunshy Ridge Two

Attachments: Prelim Review Completion-revised 012108.pdf
John -
| will deliver to your oﬁice‘the preliminary design review package for the referenced subdivision,
The Road & Bridge Depariment will approve this preliminary design with the expectation and
understanding that all concems identified through the preliminary review process are appropriately
addressed through final design.
David

DAVID H, OHNSTAD
COUNTY ROAD SUPERVISOR -
RAVALL GOUNTY, MONTANA

From: Cindy Kuns [mailto:CKuns@wgmgroup.com].
Sent: Monday, January 21, 2008 5:22 PM

To: David Ohnstad

Subject: Gunshy Ridge Two

We have completed the preliminary review for the revised plans submitted 1/8/08 for
Gunshy Ridge Two, Please find the completion memo attached.

Cindy Kuns
Project Assistant

[ I

“E Hﬂéﬂlﬂ » HNPHOEWIMT v KRBT HOHNL + Shoitie

P.O. Box 16027 » 3021 Palmer Street
Missoula » Montana » 58808

E-mall:CKuns@ wgmaroup.com
406-728-4611 %126 - FAX: 406-728-2475

hitpAwww, Wamgroup.com

R Y Y aTal




DATE: January 21, 2008
TO: David Ohnst‘ad, Ravalli County Road & Bridge Department

?

FROM: Jonathan L., Gass, P.E.

o RE: Gunshy dege Twe Re\need Prellm!nafy Rev;ew Comp’et'on .

On behal'f of the Rava[l; County Road and Bradge Department (RCRID) we have
completed a preliminary review of the change to Jaxgyn Court from 13+93.44 {0
3+48,25 on revised plans submitted to our office for the above-referenced pro;eet

The revised preliminary plans included adequate information for the change to
Court. Adeguate road, grading, and dramage informéation was previously submi
this project and, given these itsms remain unchanged except Jaxsyn Court, no f
comments are necessary. All previous preliminary review comments still apply to ,
subdivision. I the RCRBD is in concurrence with our review, please forward*th[s letier -
to the Planning Department

A Copy ofthe rewsed plans submitted by the design engineer on 1/8/08 is lnc!u_j
this. [etl;er i |

This review is based on the 2004 version of the AAS HTO Geometric Design of
Highways and Streets, the 2001 version of the AASHTO Guldehnes for Geometne
Design of Very Low-Volume Local Roads (ADT<400) and the Ravalli County
Subdivision Regulations.

Review of the plans and reports are limited to general conformance with the Ra\(allt _
County Suibdivision Regulations in place at the time the subdivision apphcatlon was -
submitted. This is not a complete or comprehensive review of the design assumptlons
or conclusions of the design professional who submitted the plans and reports. A’ final
set of construction plans will need to be submitted by the developer for review by the

RCRBD prior to begmmng construction, '

Thank you for the opportun[ty to work with the Ravalli County Road Department If you
have any questions, please contact our office. :

]
2021 PALMER STREET @ RO. Box 156027 & MISSOULA, MT 59808-6027
TEL: 40&6.72B.4611 8 FAX: 405.728.24765 & WWwW.WEMBROUP.COM




GORDON SORENSON ENGINEERING . SorenE Sorson Fe s
\ Specializing iniand Development Services - Charles D. Conldify, PLS.
e T . - Registared Land Surveyor

' January 8, 2008

Jonathon Gass, PE

WGM, Group, Inc,

RO Box 16027 .
Missouda " MT 59808- 6027

Re:  Gunshy Ridge Two Subdivision .
Your prehmmary approval le.tter to Damd Ohnstad dated August 7, 2007

g p-H

.
-

Dear jon:
We are revising the subdmmon plan to a dowmmeri pro;ect from 30- lots 10 20—101:5 ..
The road design remains the same exc&pt we have eliminated a portion of Jaxsyn Court.

© from 3+48.25 10 13493.44. The previous cul d’sac at 13+93.44 will now b built at -
3+48.25. We have not changed any drainage features and will still build the storm-water

Retentionin the norﬂlwest corner of Tot 1 ﬂle same as you have appraved in theoriginal’ _ *

s des1gn ‘

* Kindly issue another Prelnnmary Review Completlon letter to Mr. Ohnstad, as we are.

. attempﬁng to achieve Element Review acceptance on this lesser design.

Enclosed isa copy of our rewsed preli ninary road design drawing along Wlﬂl a rev:sed
Schedule for Road Desigd Submittal (prehmmary) with ethe only change ‘being fhe date )
and the endma stationing.

-i

' Thank YOuL.

B i’ David Ohnstad, RCRBD, 244 Fmrground Road, Hamilton MI‘ 59840

Josh Gill, PO Box 2260, Renton WA 98056~ 0269 ,
Tristan Rlddell Rava]l'l Co. Planning, 215 &, {”" St., Hamilton MT 59840 -

4mwﬁ:mww I
WO GROUP, ING

261[) Guns:ght COLIﬁ MiSSOU!G. me:m 59804 Telephone (406) 5499603 » Foor (406) 54?-‘?6?3




RAVALLI COUNTY ROAD & BRIDGE DEPARTMENT
SCHEDULE FOR ROA.BWAY ﬂESIGN SUBMITTAL

DATE .qu C} Zoo%

| prOJECT DESIGN BY - (o r'clenh |

%zafu r #

ottuscacst v

Gumm-w E:Qgg T €)

| PRELIM DESIGN )(

PROJECT NAME .
ROADWAY NAME _ . , Caq.&_’f” FIML DESIGN
STATION (OR LOCATION) FROM ___O+Feo . T0__* 3 r ‘/‘9 R
' PROPOSED DESIGN _  REFERENCE
' L, ITE TRp GEnEeaTis
DESIGN ADT / Y __ % TRUCKSM Proe3  £ith Ep
S ADSHTO GREEH B%
DESIGN SPEED __ 30 POSTED SPEED P"r 380 &x 5.1

FUNCTIONAL CLASSIFICATION _LDCA L.

Tl SuBmivisro

REGS

ROLLING X MOUNTAINOUS

AAS‘HTD GthEEZr; Bl::.

TERRAIH - FLAT

ARSHTO yarye Vo

_fPg 26 Ex 5

HORIZONTAL CURVATURE - MINIMUM RaDIOS __ /2.5

MAXIMUM DESIGN GRADE g9

AASLTD GREEH BF— T
F’q qz3 Ex 655

MINIMUM STOPPING SIGHT DISTANCE ___Z#a

SHTO GREEN Be:

VERTICAL CURVATURE

cRESTRVALUE___[ 1/ sacEvavE 27

zou Ex 9.5%
C'HQEE;H B

fr. 422 EX (o

4

SUPER-ELEVATION (%) /2

ARSRTE Low VoL |
Pe¢ 2.l L 5

TARSHTD GRESW 8k
2 S6o £y, 95 (a)

te ol .
INTERSECTION DESIGN _awy T _SBP SiGn - A

~ | INTERSECTION CASE TYPE 8

APSHTD GREEN Ok

Pa

SIGHT TRIANGLE DISTANCE - A)

N
APTHTD GREED Ric.
Yo GLY £,.G<% |

385

T T Mramen LES AL

EASEMENT WIDTH . 60 FERET Rlw -
. S ArSaTe Lows VoLt
ROADWAY WIDTH - PAVEMERT /&  sHOULDER 7 Pa. 18 Ex {

NO'L

PJ_&_RK]N G PROVIDED / ALLOWED -YES

AASLTD Leow Jal.
pq i 8

NO ,_X

BICYCLE / PEDESTRIAN FACILITIES - YES ___

‘11 AUGUST 2005
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Thank you for providing us with the preli

. R ) . (‘--y-\ :
() Exhib.. A-2
o RECE{iY ...

Tristan Riddell ' . .
Ravalli County Planning Department Ravalli Gounty Planning Dept.
215 South 4* Street, Sujte F . TCe— 68 - or - (57O

Hamilton, MT 59840

Subject : Gunshy Ridge It Major Subdivision

Dear Tristan;

Gunshy Ridge Tl Major Subdivision’s preliminary plat shows 20 lots on 63.78 acres.

The required parkland dedication would be about 2.0 acres. The park land dedication
requirement is smaller than the desired size for a neighborhood park. The Ravalli County
Park Board, therefore, recommens that the applicants provide cash-in-lien to meet their
park abligation, We further recommend that the applicants as partof their fransportation
system, for the safety of children and walking adults, construct a minimum five foot wide
asphalt trail from Lots 13 and 14 to the junction of Jenny Lane and Heavens Way.

, preliminary plant for comment. Ifyouhave
guestions, don’t hesitate to contact Bob Cron at 375-2364.

Sincerely,

Al W B
Robert M. Cron

For

(ary Leese

Chairperson,

Ravalli County Parks Board




C(j;).se for | AHIBIT A-3

dnfiols, SEP 13200
- . _Ravaill County Flanning Dept.
| a‘%ﬂtﬁﬂ Comspuses ot Al Valley TGy S oy /707

ISR]ECT Paost Office Box IQQ%Wﬁg;gﬂﬂ:on, ML 59840

FIRE PROTECTION STANDARDS

The foliowing Fire Protection Standards were adopted on September 6, 2005,

The Hamilton Rural Fire District has established the Fire Proteciion Siandards for
proposed new subdivisions within the disirict. The requirements were established with
consideration for the life and safety of the residents of the district, as well as the
volunteer firemen who protect the district, and to mitigate possible harm to the general
public, : '

In establishing the requirements, emphasis was given to the N¥PA 1, Chapter 18, The,
Ravalli County Subdivision Regulations, The Ravalli Comnty Road Department

 Stanttards; and the 1993 Fire Protection Guidelines for Wildland Residential fnterface~ -~~~

Development. These Publications and Articles establish rules for dealing with fire
apparatus access roads, fire department access to buildings, water supplies for fire
protection, installation and mainienance of fire - protection systems and clearance of
brush and vegetative growth from roadways.

Consideration was also given to Section 23.7.105 Administrative Rales of Montana,
which is adopted pursuant to authority of 50-3-102 (2) and 50-3-103, MCA, which
incorporates by reference the NFPA 1, Chapter 18, and establishes a minimum fire
prevention cods for Montana.

Bvery effort has been made o nse words and phrases consistent with the definitions given
in the above-mentioned publications.

ACCESS ROADS

The Fire District requires that all roads and bridges meet or exceed, and are maintained
to, the requirements of the NFPA. 1, Chapter 18, which reads in part:

18.2.2.3.1 Required Access. Fire Apparatus access roads shall be provided for every
facility, building or portion of a building hereafter constructed or moved into or within
the jurisdiction when any portion of the faciltty or any portion of an exterior wall of the
first story of the building is located more than 150 feet (45720-mm) from fire apparatus
access as measured by an approved route around the exterior of the building or facility.



O ()

(

18.2.2.5.1 Dimensions. Fire apparatus access roads shall have an unobstrucied travel
surface not less than 22-feet in width, which may included a two foot shoulder on each
side of an 18-foot wide travel surface, and an nnobstructed vertical clearance of not less
than 13 feet 6 inches (4115 mm), |

18.2.2.5.2 Surface, Fire apparatus access roads shall be designed and maintained to
support the imposed loads of fire apparatus and shall be provided with a surface so asto
provide all-weather driving capabilities,

18.2.2.5.6 Grade. The gradient for a fire apparatns access road shall not exceed the
maxirmm approved by the fire chief. The Chief accepts the Resclution approved by the
Board of County Commissioners of Ravalli County which sets the maximum acceptable
road grade at ten percent (10%).

EXCEPTIONS: 1. When buildings are completely protected with an approved
antomatic sprinkler system, the provisions of NFPA. 1, Chapter 18, may be modified by -
the Fire Chief.

£27" 'While not all parts of the NFPA1 are listed above it is the responsibility of the -

' comply with all aspects of the NFPA 1 and Ravali County Standards, =

Subdivision Developer to construct and maintain all fire apparatus access roads to; -

SPECIFIC REQUIREMENTS:

The Fire District reguests that all lots {premises) meet the requiremenis of NFPA 1,
Section 18.2.2.5.7 as s00n as construction beging with a temporary or permanent address.
posted at the premises driveway and upon occupancy with a permanent address posted in
accordance with the above NFPA 1.

BUILDING STANDARDS

The Fire District will request that all buildings be built to IRBC codes in order to protect
persons and property, and that all subdivisions sball be planned, designed, constructed
and maintained so as o minimize the risk of fire and to permit effective and efficient
suppression of fires.

WATER SUPPLY

The water supply required by the NEPA. 1 for one or two family dwellings, not exceeding
3,600 square feet, requires a flow rate of 1,000 GP.M. The code does not specify the
duration of flow for one and two family dwellings, however the Fire Protection
Guidelines for Wildland Residential Interface Development and the Ravalli County
Subdivision Regulations list the minimum water supply of 2,500 gallons per lot, or 1,000
gallons per minute flow from municipal water systems.




* responsibility of the Subdivision, pursnant fo NFPA. 1, Section T8.3.5."

™

Tn order to obtain and maintain a Class 5 ISO rating, the Hamilton Volunteer Fire
Department is required to flow 500 gallons and maintain this flow for 120 minutes. By
180 standards this is usuatly sufficient to protect single-family dwellings with adequate
spacing between structires, ISO uses the following flow rates, from their Guide for
Determination of Needed Fire Fiow, Chapter 7, when cons:denng adequate coverage for
density:

Distance Between Buildings Needed Fire Flow
More than 100 500 gpm
31 - 100° 750 gpm
11-300 . 1,000 gpm
10° or less 1,500 gpm

The Hamilton Rural Fire District will use these fire flows for all subdivisions of single-
family dwellings with less than 10 lots. All developments of single-family dwe]lmgs with
10 or more lots require a minizaum of 1,000 gallons per minnte. All commercial,
industrial, or multi-family dwellings requiring higher fire flows will have 1o be

engineered by the developer to determine needed fire flows.

.. Any.development in the rural area, with density requiring more than the 500 gallons per

minute being supplied by the Hamilton Volunteer Fire Department, will be requested to
supply the difference. The water supply installation, upkeep and maintenance will be ﬂ}e

The Fire District realizes the financial burden of installing and mamtammg a water

supply and or storage tanks capable of providing the required water flows and is willing
to accept a voluntary contribution payment of $500.00 (Five Hundred Dollars) per iot, in
lie of the water supply required by the NFPA 1. Payment of $500.00 per lot will be due
upon approval of the subdivision. The Fire District will use funds paid in lien of the water
supply required by the NFPA. 1 to maintain or improve fire protection within the district,
for the development of water supplies, or capital improvements.

EXCEPTIONS: 1. When all buildings in the subdivision are completely protected with
an approved automatic sprinkler system, the above listed water supply and in lieu of
paymert schedule may be reduced by 56% (fifty percent). The Subdivision Covenants
must state that "All residences constructed within the subdivision will be protected with
an approved automatic sprinkler system.” Payment for the reduced amount of $250.00
per lot will be accepted at the time the Subdivision is approved. If at any time any
residence is built within the subdivision witheut an approved sprinkier system, 2l lots
will be subject to an additional $250.00 payment, regardless of whether they have
sprinklers in residences located on them or not.
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CXTITBIT A-4

85602 Old Hwy 93

FOS Home Page: www.florence. k1 2,mh.us Florence MT 598_33
JOHN MOGEE
SUPERINTENDENT ,
Ph, (406) 278-6751 August 30, 2007 RECEIVED
DANIEL. GRABOWSKA . o s
PRINGIPAL GF, 512 Ravalli County Planning Board SEP 0 42007

Fh. (466) 273-8301

AUDREY BACKUS
PRINGIPAL, GR, B8
Ph. (405} 273-D587

VANCE VENTRESCA
PRINGIPAL, GR. K-5
Ph, (406) 273-6741

CHRISSY HULLA
ASST. PRINCIPAL, GR. K-5
Ph, (406) 273-6741

. JULIE MASON.. .
BUSINESS MANAGER'
Fh. {406} 273-6751

215 8. 4™ Sireet, Suite F
Hamilton, MT 59840

Re: Gunshy Ridge 2 Major Subdivision

Dear Ms, Riddgll: -

Ti- - pg- 113Y

Ravalli County Planning Dept,

Your letter to the Florence-Carlton School District dated August 24, 2007,
requested comments about the Gunshy Ridge 2 Major Subdivision, In

anticipation of this and other subdivisio
- Committee. This committee took an in depth look at the impact subdivisions.

ns, our district formed a Mitigation Fee

would have on our district. They used information commonly requested by the

-county commissioners when reviewing subdivisions, and information from an

August 8, 2006 Impact Fee Study completed for our district. Youwillfindthat =~
the district is requesting a fee of $10,418 per lot, and will file this request with the

Ravalli County Planning Board. We also wish to have it on record that the

District will not provide transportation services for any students who do live on

coumty roads.

If you have any questions, please do not hesitate 1o contact me.

Sincerely,

John C. McGee
Superintendent

High School FAX {406) 273-2643

6-7-8 FAX (408) 273-0545

District Office FAX (406) 273-2802



EXBBIT A-5
E‘?-udg'et Per Pupil/Tax Levy Per Pupil
Year 2007-2008

Total Students
Budget October Budget

School - Count Per Pupil
Corvallis ' 8,246,716 - 1,413 B,544
Stevensvilie Elem 4,313,675 815 7,014
Stevensville HS 3,844,872 428 0,026
Hamitton 10,688,135 1,616 8,610
Victor 2,354,712 349 6,747
Darby 3,818,507 435 0,008
Lone Rock Elem 2,010,732 301 6,680

Florence £,004,225 808 6,688

NOTE; 1. This does not include any federal funds or budget for federal programs. This makes
these figures reflect budget and revenue only from state, county and local sources.

' s “Tax Levy Totalt: TaxLevy
Total Tax Students GCounty & PerPupil PerPupil TaxLevy PerPupi
- Except  October . __ State Exc Total Tax  Ing Inc
School Capital Count.  Lewy* Capital = Capital  Capital Capital.  Capital
Corvallis ' 1,894,368 1418 . 941,511 2,007 166,126 117.57 3,002,005 2,125
Stevensville Elem 1,077,017 815 . 412,448 2,422 120,541 1g86.00 1,810,006 2,618
Stevensville HS 818,784 426 329,287 2,695 1,148,081 2,685
Hamilton 2,714,396 . 1,616 1,050,013 = 2,829 909,210 56263 4,673,618 2,892
Victor 468,192 349 202,861 1,823 297,013 851.04 . 08B,086 2,774
Darby 1,022,738 435 371,211 3,204 0.00 1,393,848 3,204
Lone Rock Elem 432,039 301 223,020 2,179 102,211 339.57 758,170 2,519
Florence 1,27,419 898 776,153 2,238 24542 27.33 2,085/114 2,268
NOTE: * Gounty levied Ret)’ ement and Transportation



CXHIBIT A6

0CT 15 2007 e (N
T~ (10,—-1205' . MONTANA&
" Ravalli County Planning Dept, .
RECEIVED
OCT 15 2007

October 15, 2007 ‘o
| Ravalli County Commisgionesrs

James Rokosch, Chair

Ravalli County Commissioners
215 Sonth 4™ Strest, Suite A
Hamilton,  MT 59840

. Dear Commissioner Rokosch,

In the Jast meeting of the Ravalli County Educational Transporfation Committee a

. discussion was held concerning the new-sub-divisions in Ravali-County:- There was -« - - wmmmoe—r
great concern for the safety of the children who aftend Ravalli County schools and who
live with the varying conditions in the variety of subdivisions in the county.

Therefors, the group unanimously adopted a resolution requesting the Commissioners
establish a requirement that the developers of each subdivision establish a shelter at a bus
stop and a possible turnout, or turn around if appropriate, at each subdivision entrance

" that is off the county owned and maintained road.

nj Su}kri:g ndent
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| EXHIBIT A-7
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UNITED STATES

Ravalll Cotinly Planning Dept.

June 8, 2007

Ta! County Planning Office

Subject: Mail Delivery Options for New Subdivisions

The US Postal Service would Jike fo pariner with your county in preliminary planning for new
subdivisions. We are looking for methods to ensure mail delivery is available io cuslomers on day-
one of ocoupangcy in & new development. We are asking for your help te make sure we have a
consistent approsch across the state, Developers have approached us suggesting that mail delivery
plans/requirements be ncluded with the original applications o the county for ptat approval, We think
this is & wonderful idea.

Would your county be able 1o incorporste ihe following US Fostal Service requirements into your plat
applications? : '

wee—..» _Ceniralized Delivery is the method of delivery for all subdivisions and/or
developments including commercial developmenis,

Developers/owners should contact their local Post Office befora making plans for fhe
localion of centralized delivery. Locations for Centralized Delivery installation are:
determined by the US Postal Service or by muiual agreement.

The purchase of Colleclien Box Units (CBU’s) Is the responsibility of the developer or
owner(s). A current list of authorized manufacturers is aftached.

« The atlached oulines concrete pad specifications for CBU placement.
We have had incredible success in other Moniana counties by combiring planning requirements into
the initial plat applications and ook forward to the continued success with your county. This process
has made it much easier for developers, owners, and residents 1o quicidy and easily obtain miail
delivary.

Flease contatt me at 406-657-5710 or al the sddress below with any guestions you may have in
regards 1o new growth policies of the US Postal Service within our Big Sky Districl.

Sincerely,

Mike Wyrﬁij’_\

Growth Management Coordinator
Big Sky District

841 S 26™ STREET
BuLrINGS, MT 53101-8334
PHONE 406-557-5710

Fax: 408-B557-5788

EMAL MIKEWYRWAS(E)USPS.GOV

¢~ O6~T27



~Thanls for your'attention“to-ourmaﬂ"-deli*‘very'options:

: AMannng

| o (‘W (\d Page ] of 2

Randy Fifrick

From: Wynwas, Mike - Bllings, MT [mike.wyrwas@usps,goy]
Sent:  Friday, June 20, 2007 9:26 AM

To: Randy Fifrick

Subject: RE: Mall Delivery Options for New Subdivsions

Randy:

‘We are on the same page in regards to mail delivery options for new subdivisions, with the following
exceptions: : '

1) If a subdivision has less than eight (8) lots, centralized delivery may be required if the entrance
to & subdivision is a private road or the local post office feels that 2 CBU is more efficient than a
row of rural mail boxes. o
* 3) CBU units do not have to be installed prior to fina! plat approval. They can be installed after
final plat approval as long as the locations are approved by the local post office.

.. I stuations do occur.where your depertment does not review some building projects, please direct any

questions regarding mail delivery to the local Postmaster.

Mike Wyrwas
Operations Programs Support

——--Original Message--—- L
From: Randy Fifrick [mailte: iffick@ravalficounty.mt.gov]
Sent: Tuesday, June 26, 2007 8:59 AM ' :
To: Wyrwas, Mike - Billings, MT

Subject: Mail Delivery-Options for New Subdivsions

Hi Mike,

1 discussed our conversation on June 26th and your lefter dated June 8th with the rest of the Planning
Department. | Just wanted to confirm that we are on the same page as fo the mall delivery oplions for new
subdivisions. Following is a list of items the Planning Departmeént sheuld request or require from
developers:.

1) Centralized Delivery should be required for subdivisions of eight or more lots, including
commercial subdivisions. '

2) Developarsfowners shouid submit plans for Collestion Box Unifs (CBUs), including the

locations, to thelr local post office. Logations for centralized delivery instaliation should be

appraved by the US Postal Service. S L .

3) The purchase of the Collection Box Units (CBU’s) Is the responsibility of the deveioper or

owner. The units should be installed by the developer prior to final plat approval. |

Please be advised that certaln situations do not reguire subdivision review so the projects never come

through the Planning Department. Muiti-unit commercial buildings construsted on one lot (strip mall, efc)
) do not require subdivision review if the units are structurally attached and will be rented/iease (not sold as
: condominiums). B - . L ' :
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Randy Fifrick

From: Jeffrey, Robert [rjeffrey@mt.gov]

Sentt  Monday, December 31, 2007 12:22 PM

To: Randy Fiffick

Co: Habeck, Bob; Walfe, Debra; Merchant, Eric; Lea Jordan; Mergan Farrell
Subject: RE: Ravalli Co Air Quality

Hi Randy-

Thanks for your questions and sarry for my delayed reply - the demands of the holiday season caught up o me
‘afier our Dec. 12th meeting in Hamilton, Before | comment on your wood stove covenant, | would like to caveat
my reply and state that | assume the subdivision review and approval process in Ravalll Coynty stresses energy
conservation as a very high priority, if not the highest, and it specifically discusses energy conservation in new
home/businessicommercial eonstruction. 1n my opinion, i's purely a matter of common sense fo strass enargy
conservation first before one decides on the selection of heating and cooling systems. With those commients In
mind, | would slightly revise the text of your wood stove covenant fo read as follows:

Wood Stoves. The County recommends that home owners refrain from installing wood
stoves if possible. The county further recommends that wood and other biomass burning
stoves not be used as the primary heat source. If a homeowner chooses to burn wood as a

" “back-up heat source, the county strongly encourages them to install an EPA-certified wood
stove as the best option to reduce air pollution and more specifically, to install an EPA-

~ certified pellet stove. More Information.on low emission, EPA-certified wood stoves is
available af http://Awww.epa.gov/woodstovesfindex.html. The State of Montana offers:a
generous Alternative Energy Systems Tax Credit to offset the cost of purchasing and
installing a low emission wood or biomass combustion device such as a pellet or wood
siove. Besides the tax credit for qualifying wood stoves, individual Montana residents can
claim a tax credit for energy conservation investments mads to a home or cther
building. For more information on the energy conservation tax credits and ways to save
energy, please see the Warm Hearts, Warm Homes webpage
(http://deq.mt.gov/Energy/warmhomes/index.asp) on the Montana Depariment of
Environmental Quality's website. (Effects on the Natural Environment)

Thanks for sharing this wood stove covenant statement with us. On the subject of education, DEQ is
contemplating the revision of one of our older educational brochures on how to properly operate a wood stove to
raduce air pollution. If DEQ were fo print copies of a revised wood burning brochure, would the Ravalli County
planning department consider including a.copy of that brochure in their correspondence with buflding permit
applicants? Thanks for partnering with DEQ as we work on improving and protecting the air quality in the
Bitterroot Valley. If you have any questions, please contact me. Bob

Robert K. Jeffrey

Alr Quality Specialist

Air Resources Management Buresu
MT Dept. of Environmental Quality
(406) 444-5280; fax 444-1499
Email: rjeffrey@mt.pov

. ¥From: Randy Fifrick [malito:rfifrick@ravallicounty.mt.gov]
Sent: Thursday, December 13, 2007 1:49 PM
To: Jeffrey, Robert

1/16/2008
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Subject: Ravalli Co Alr Quality

Hi Robert,

| attended your inffial meeting Wednesday afternoon | ll't the Commissioners room. | work primatily on
subdivision review for the county, Currently we include the following covenant in the conditional approval of
haw subdivisions:

Wood Stoves. The County recommends that home owners install EF’A—cer’ctf ed wood
stoves to reduce air pollution. It Is recommended that wood burning si‘oves are not the
primary heat source, More information is available at
hitp://www.epa.goviwoodstovesfindex.html, The State of Mon{ana offers an A!ternatlve
Energy Systems Credit (http:/mt. goleevenuelenergyconservatton asp) for the cost of
purchasing and installing a low emission wood or biomass combustion device such as a
pallet or wood stove. (Effects on the Natural Enwronmenf) _
Currently we can not clo anythmg more than recommend ’thls condltlon as olr legal counse| has advised us
anything more would be to close to a building code, The Planning Dept feels: like education'is 1mportant aspect
of Improving air quality in Ravalll County and we hpe that this statement helps to sducate the public,

What do you think of this statement and is there anythmg glse we could do through olr subdmsmn review
process to mitigate the effects of new development on alr quahty in the county,

Thanks,
Randy Fifrick

215 S 4th-St, Sufte F
Hamilton, MT §8840
408-375-6530
ifrick@ravallicounty.mf.gov




9

Region 2 Office
3201 Spurgin Road
Missoula, MT 59804-3099

406-542-5500
June 30, 2006
Gordon Sorensen
2610 Gunsight Cri,

Missoula, MT 59804 -

Dear Mr, Sorenson:

Reference; Gunshy Rid_ge 2 (DLB, LLC)--Proposed major (30 lots on 63.8 acres)
subdivision, about 4 miles east of Florence

~'We have reviewed the agency sketch (dated 5-5 =2005) for this subdivision, and-our-comments
follow. ' )

1. This propossd subdivision is in the lower elevation hills leading up to the Sapphire
Mountains and is located about one-fifth mile south. of Rightmils Cregk and'ifs assopiated
riparian areas. There are wooded draws within and nea to this parcel, which. fongtion as-
wildlife habitat-as well as movement corridors for wildlife4o move through fhis area.
Wildlife such'as white-tailed deer, mule deer; coyote, fox, and skurik are found in the
area, and there is the potential presence of larger predatory wildlife siich as black bear
and mountgin ion. Although this subdivision s in identified elk winter range (sitting on B
the border ofthe Miller-Eightmile and Milles Eightmile-Ambrose survey miits), ftis
about 2.5 miles west of the forested foofhills-and is not heavily used by wintering elk.
Numerous small mammal and bird species (fncluding birds of prey) can be found nearby.
We believe there is-a high likelihood of human/wildlife interactions at this location,
particularly if regidents do not pay carfeul attention to protecting their vegetation from
damage, confining their pets, and properly storing garbage, pet food, livestock feed and
other potentigl attractants. We recommend that “living with wildlife” issues be conveyed
in the covenants to fitture landowners of this subdivision; in order to help residents deal
with and avoid potential wildlife issues. Attached is our recommended version of such
covenants. - , ' '

2. The US Geological Survey map for this area indicates 2 natural drainage that runs
downhill ronghly from south to north along the westemn edge (Lots 1 through R) of this
subdivision. We donot know the current status of this drainage, but if there were
seasonal water present and/or if riparian vegetation grows along the sides of this
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, drainage, then in ordm 1o protect this natural drainage feature and its function, we suggest
consideration off

8. Designating a 50-foot “no build/alteration” setback extending outward from each .
side of the centerline for this drainage;

b. delineaﬁng and labeling this setback on the plat; and

¢. adding prptective (npanan) covenams to guide the use of this area, (FWP could
help with suggestions for guidelines.)

Thank you for providing the opp ortumty for MFWP to comment on this subdivision,
Sincerely,
/s/ Mike Thompson for

Mack Long
Regional Supervisor

ML/sr

Enclosure: iéc-;mc.aiﬁmzndé‘d dnvena-nts for wildlife

C: Ravalli Connty Planning Department, Attn; John Lavey, 215 S. 4 St., Ste. F, Hamilton, MT 59840
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Covenants for Gunshy 2 (DBL, LLC) subdawsmn, suggested by Montana Fish, Wildlife & Park;
Mlssoula June 30, 2006

Section __: Living with Wildlife

Homeowners must acogpt the responsibility of living with wildlife and must be responsible for
protecting their vegetation from damage, confining their pets, and properly storing garbage, pet
food, livestock feed and other potential-atiractants. Homeowners must be aware of potential
problems associated with the. presence of wildlife such as deer, black bear, mountain lion,
coyote, fox, raccoon. and skink in this subdivision and its cotnmons dreas. Please contact the
Montana Fish, Wildlife & Parks office in Missoula (3201 Spurgin Road, Missoula, MT 59804)
for brochures that can help homeowners “live mth wildlife.” Alternatively, see FWP’s web site

ai www.fwp.mt.gov,

~ The following covenants are designed to help minimize problems that homeowners could have
with wildlife, as well as helping homeowners protect themselves, their property and the wildlife
that Montanans value.

2. Homeowners must be aware of the potential for vegetation damage by wildlife,

particularly from deer feeding on green lawns, gardens, flowers, ornamental shrubs and

trees in this subdivision, Homeowners shonld be prepared to take the responsibility to
plant non-palatable vegetation or protect their vegetation (fencing, netiing, repellenis) in -
order to avoid problems. Also, consider landscaping with native vegetation that is less
likely to suffer extensive fc:ed.mg damage by deer.

b. Gardens and fruit trees can attract wildlife such as deer and bears. Keep produce and
fruit picked and off the ground, because rotting vegetable material can attract bears,
skurks and other wildlife. To help keep wildlife such as deer out of gardens, fences
should be 8 fest or taller. Netting over gardens can help deter birds from eating berries.

¢. Garbage must be stored in secure animal-resistant containers or indoors to avoid
attracting animals such as bears, raccoons, and dogs. 'If stored indoors, garbage cans
should not be set out until the morning of garbage pickup, and should be taken back
indoors that day after garbage pickup.

d. Do not feed wildlife or offer supplements (such as salt blocks), attractants, or bait for
deer or other wildlife. Feeding wildlife results in wnmatural concentrations of animals that
could lead to overuse of vegetation and disease transmission. Such actions unnecessarily
accustom wild animals to humans, which can be dangerous for both. It is against state
law (MCA 87-3-130) to purposely or knowingly attract bears with supplemental food
attractants (any food, garbage, or other attractant for game animals) or to provide
supplemental feed attractants in a manner that results in “an artificial conceniration of
game animals that may potentially contribute to the transmission of disease or that
constitutes a threat to public safety.” Also, homeowners must be aware that deer mlght
occasionally attract monntain lions to the area.



Page4 ol 4
Gumshy 2

e, Birdseed is an atiractant to bears. If used, bird feeders should: a) be suspended a
minimum of 20 feet above ground level, b) be at least 4 feet from any support poles or
points, and ¢) should be designed with a catch plate located below the feeder and fixed
such that it collects the seed knocked off the feeder by feeding birds,

£ Pets must be confined to the house, in a fenced yard, or in an outdoor kennel area when
not under the immediate control of the owner, and not be allowed to roam as they can
chase and kill big game and small birds and mammals. . Under state law it is illegal for
dogs to chase hoofed game animals and the owner may also be held guilty (MCA 87-3-
124). Keeping pets confined also helps protect them from predatory wildlife,

g, Pet food and/or livestock feed should be stored indoors, fn closed sheds or in animal-
resistant containers in order o avoid attracting wildlife such bear, mountain lien, skunk,
raccoon, magpie and other wildlife, When feeding pets and/or livestock do not leave
food out overnight, Consider feeding pets indoors sothat wild animals do not learn to
associate food with your home.

h, Barbecue grills should be stored indoors, and permanent outdoor barbecue grills are
discouraged. Keep all portions of the barbecues clean. Food spills and smells on and
near the grill can atiract bears and other wildlife.

i 'Gonsider-bound-ary-fencing-tha—t—-is-no--hi-gherfthan--sw'-l-/zfectf(—at—rthe—top-‘-rai-l-orwire}‘-aﬂd—— S

no lower than 18 inches (at the bottom rail or wire) in order to facilitate wildlife
movement and help avoid animals such as deer becoming entangled in the fence or
injuring themselves when trying to jump the fence. We encourage the use of splitrail -
fences. : ' : ' '

-j. Compost piles can attract skunks and bears in this subdivision. Ifused they should be
kept indoors or built to be wildlife-resistant. Compost piles shotld be limited to grass,
leaves, and garden clippings, and piles should be turned regularly. Adding lime can
reduce smells and help decomposition. Do not add food scraps. (Kitchen scraps could be
composted indoors in & worm box with minimum odor and the finished compost can later
be added to garden soil.) '

Lk Apiaries (bee hives) could aﬁ:rat_ﬁ bears in this area and should be avoided. (Ifused,
consult Montana Fish, Wildlife & Parks or the U.S. Fish & Wildlife Service for help in
planning and constructing an apiary system that will help deter bears.

1. These “living with wildlife” covenants cannot be altered or eliminated without consent of
the governing body (county commissioners). ‘
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BIT A-10

Tristan Riddell

From: Schock, Larry [lschosk@mt.gov]

Sent;” Wednesday, September 19, 2007 2:44 PM
Te:  Tristan Riddell

Ce: Laura Hendrix

Subject: Gunshy Ridge 1l Subdivision.

Hi Tristan,

After reviewing the packet for this subdivision the DNRC has the following commenits,

Jenne Lane appears to be the only access into this second phase of the Gunshy

development. While the applicant did perform an svaluation of the Eightmile Creek floodplain
for the first phase of the Gunshy development, an evaluation of the Jenne Lane crossing af
Eightmile Creek crossing was not done. Therefore, to help insure the publics safety, it is
recommended that the crossing at Jenne Lane be evaluated in order to determine if it can pass
the 100 year fiood without over topping, and if it will have the required two feet of freeboard.

The information provided indic:atés that the proposed water supply for this 30 lot subdivision is
groundwater from individual wells for each of the Iots. This proposal for water supply is_not in

" conflict with the Montana WaterfUéé““A‘ét?'G‘fﬁUﬁ‘dw—aféTsrdurc’eswith*a‘Gombiﬂ'ed'appf@P"’iaﬁ@ﬂ“ T

of a flow rate of 35 gallons per minute or less and an annual volume of 10 acre feet or less are
exempt from water right permit requirements. Under current regulations, wells must be
physically manifold into the same system to be considered as a combined appropriation.
Watter right filing requirements for these non-manifold lower flow rate & volume wells is ,
satisfied with a Notice of Completion of Groundwater Development filed by the landowner with
this office within 60 days of well completion and beneficial use of the water.

As stated above, the proposal for individual wells is not in conflict with the Montana Water Use
Act. However, it may be prudent to consider a community water system for a subdivision of
this density and number of lots. A community water system offers some advantages over the
individual well scenario proposed. : :

o A community water system would require the developer to go through the water
right permit process. This process requires aquifer testing and analysis and public
notice to surrounding water right holders, who would have the opportunity to object
to the new water right if they felt they would be adversely affected. With wells that
meet the permit exemption there is no public notice process, even though the

| cumulative-effect on the aquifer of all the individual welis will likely be similar fo a
community system well. Senior water right holders are not protected.

o The community system would offer less opportunity for groundwater contamination
due to fewer “holes in the aquifer” and better wellhead protection afforded by a
community system. :

o Given the lot size, wells will be drilled in close proximity to each other. Atthis
distance the wells could interfere with each other, depending on pumping rates and
aquifer characteristics. This may result in conflict between neighbors. Limiting the
amount of allowable area in lawn and garden, requiring sprinkler systems, and a



gl

Guhshy Ridge I Subdivision. ,,, Page 2 of 2

. sehedule (limits) for irrigation may reduce the po’céﬂtial for conflict.

o A community system would be subjest to periodic water quality testing, offering
assurances to the residents that their water supply meets drin king water standards.
There are np testing requirements that | am aware of for single-family wells.

Thank you for the opporiunity to comment on this subdivision proposal, |
Please contact me if you have any questions.

Larry A, 8chosk, CFM

MT-DNRC MRO
Voice: (406) 721-4284

Fax: (406) 542-1496
Ischock@mt.gov
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- Karen-

Lreviewed the Sensitive Wavier request prepared for the Gunshy Ridge II Subdivision on
April 17, 2007, The waiver request states that Townsend’s Big-eared Bat habitat consists

of old mines, caves, and large diameter snags of old growth timber. The waiver continues
to state that the sulbject property does not suppert the nacassary habltat for the bat,

Based on the lack of poteniial supportive habltat on the subject property, Iwould
recommend approval of the waiver request. |

Please find attached the waiver request from Gordon Sorenson, an aerlal photo, and the
MNHP map showing the location of the sensltwe species.

Please review and provide comment.
Thank you-

Tristan




